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ACGIU ISITION APPRAISALll
Within the boundqries of this site there ore 150

seporole porcels of reol estole held in privole own-
ership, in oddition to two porcels owned by the
City of New York. lt is estimoted thot os of this dote
it would cost $3,700,000 to ocquire thot portion of
the site in privote ownership, in oddition lo on
ossessed voluolion of $54,500 on the porcels now
owned by the City, or o totol ol $3,754,500. On o
squore foot bosis, this works oul lo o cosl of $7.53
per squore foof.

ln orriving ot this estimole os lo the proboble
cosl of ocquisition, the reollor wos concerned wilh
the method of ocquisilion, ond olso look into oc-
count oll of lhe mony foclors oftecting the volue of
lhe properties under considerotion, such os lhe pres-
ent use ond condition of the improvements on the
site, the generol neighborhood including lronspor-
tolion, educolionol, culturol, ond religious focilities,
prevoiling rentols, vqlue qs evidenced by recent
soles of properlies within lhe sile, ond decisions of
the Court in condemnolion proceedings.

As to the method of ocquisition, it is considered
proboble rhot by for the lorger portion of this lond
will hove to be ocquired by rhe Cify of New York
through lhe exercise of its right of eminent domoin.
Exlensive study of the ossembloge of substqntiql
plots within the City during the recent post leods to
the conclusion thot ir is virtuolly impossible to
ossemble o site more sizeoble thon two qcres wilh-
out resorting to condemnolion.

No doubt it will be possible to ocquire individuol
porcels within the site through purchose or option
of on omount somewhot below the ossessed voluo-
tion; however, it is impossible to predict how suc-
cessfu! such octivity will be, or to whot extent the
sovings so effecled moy be offsel by higher owords
on the condemned portion thon ore now foreseen.

Present Use ond Condition of Building on Site:
This site, locoted in qn unrestricled use zone, is

presently occupied in lorge meosure for commerciol
purposes such os goroges, lofls, mochine shops ond
gos stotions; olso, obout one third of the site is
devoted to residenliol use, consisling olmost en-
tirely of old run-down lenements with slores on lhe
grode floor.

The volue in use of these buildings, both commer-
ciol ond residentiol, is considerobly greoler thon it
would be were it not for the generol scorcity of
spoce for these uses. This odditionol use volue is
reflected porticulorly in the old lenements, which
conlinue to yield income, even though in o more
normolly bolonced renlol morkef they would hove
outlived their usefulness ond been demolished.

Generol Neighborhood:
Volues in this district hove been oftecled by sub-

stontiol improvement of the surrounding oreo. To
lhe west of the sile, lhere ore three lorge housing

proiects; the Federol ond City sponsored Vlodeck
Houses, ond the Amolgomoted Dwellings ond Hill-
mon Housing developments of the Amolgomoted
Clothing Workers' Union. These three developments
reploced blighted oreos similor to the one here
under considerolion, ond hove contributed to o sto-
bilizotion of property volues which would be further
implemented by the development of this site.

To the north of this site is the Williomsburg
Bridge, obove which there is on unreslricled section
of mixed commerciol ond industriol use, wilh some
tenements, much like rhe site under discussion.

To the eost, the property fronls on the Eosl River
Pork ond on Fronklin D. Roosevelt Drive. To the
southeost ond soulh there is o lorge pork ond recre-
otion center.

To the southwest there is some commerciol use
olong the Drive.

Tronsporlotion focilities ot the present time qre
only foir. The neorest subwoy stolions ore ot Essex
Slreet qnd Deloncey Slreet on the B. M. T., ond ot
Essex Slreet ond Eost Broodwoy on lhe lndependent
Subwoy. Essex Street is eleven blocks to lhe west
of the weslerly boundories of the sile. However,
lhere ore severol bus lines serving lhis oreo, omong
them the Mqdison-Chombers Street line terminoting
ot Grond Street qnd Fronklin D. Roosevelt Drive, lhe
Grond Street crosstown line, qnd the Pitt & Ridge
Street line which is o short locol bus service; the
neorest norlh-south bus line is the First Avenue line
which runs on Allen Slreet, lwelve blocks west of
the site.

There is o public school ot Mqdison Streel ond
Jockson Street, ond one ot Broome Street ond Con-
non Sfreet. There is o Romon Cotholic Church on
Connon Street ond on Episcopol Church ot Henry
Street ond Slip Street. There ore severol Synogogues
north of the Deloncey Streel boundory.

There is o lorge outdoor recreotion center in the
qreo between Fronklin D. Rooseveh Drive ond the
Eost River, ond qt Corleors Hook, with tennis courls,
hondboll courts, woding pool, softboll diomonds
ond other ployground focilities.

Prevoiling Rentols:
The existing rentols in the neighborhood of rhis

property for oportmenls in lenement buildings ond
for stores qnd lofts in commerciol properlies,
olthough showing q rother sotisfoctory yield bosed
upon lhe depressed volue of these old buildings,
would neverlheless be insufficient lo relurn q reo-
sonoble profit upon lhe reconslruction volue of the
vorious structures. ln other words, the renlols ore
on o very low level which reflecls o sotisfoctory
yield for sub-normql properties. This unique condi-
tion is one of the foctors preventing the eliminotion
of slums by the investment of privote copitol with-
out the inlervenlion of the municipolity chorged
with the well being of its cilizens.
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Volue os Evidenced by Soles:
A seorch of recorded conveyonces reveoled thot

between Jonuory l, 7947 ond June 30, I950, there
were lhirty five bono fide soles of properties within
the boundories of this site in oddition to two fore-
closures of mortgoges ond one deed surrendered in
lieu of foreclosure. These soles were onolyzed in
detqil ond reveoled the following indicotions of
volue: The soles were mode of considerolions qver-
oging 85% of the ossessed voluotion qt the time
of conveyonce, ond 78% of rhe 195O/5I ossessed
voluotion of properties conveyed.

There wos q lolol oreo ol 107,609 squore feet
involved in these soles; the totol considerotion op-
plicoble to lond wos $208,100 showing on overoge
lond price of $2.I2 per squore foot. lt might be
wel! ot this point to exploin the method used in
deciding whot proporlion of the considerotion wos
ottributoble to lond volue. The considerotion wos
ollocoted to Iond ond building in the rotio existing
between the lond ond building ossessments ot the
time of lhe soles. While it moy be orgued thqt this
method of onolysis presumes too heovily upon the
correctness of the ossessed voluotion, there is no
other obiective opprooch to o prorotion of the con-
siderotion. lt would be follocious for the opproiser
lo eslimole lhe replocement cost of the building ond
deduct it from the totol considerqlion, lhereby find-
ing o residuol lond volue, since (o) the building
moy well be worth subslonliolly more or less lhon
its replocemenl cosl, from on economic slondpoinl,
ond (b) the opproiser connot proiect himself into
the minds of both porties lo eoch lronsoction in
order lo oscertoin the opinion of the porlies os lo
the relotive worth of lond ond building in estoblish-
ing the considerotion lo be poid by the buyer ond
occepled by rhe seller.

ln o further study designed to determine lhe ex-
tent, nofure, ond trend of the morket, the following
figures were disclosed: The soles covered 22% ot
lhe oreo of the site, ond 2I % of the l95O/51
ossessed vqluqtion of the site. The 35 soles covered
35 tox !ots; there qre I50 privotely owned tox Iots
in the site, lherefore the morket covered 24% ot
the totol number of tox lots in the site.

The distribution of sqles with respect to type of
improvement wos os follows:

fype of Improvement No. of Soles "/o of fotal
Residentiol, no stores
Residentiol, slores on grode
Unimproved plots
Commerciol properties

I I.4
5I.5
25.7
I I.4

r o0.o%

ln 1947 lhere were 14 tronsoctions overoging
76"/" of ossessment; in 1948 there were 12 trqns-

oclions overoging 93% of ossessmenll in 1949
lhere were 9 tronsoctions overoging 82 7o of ossess-
menl; in 1950 lhere were no tronsoctions to dote;
o totol of 35 tronsoctions overoging 85% of ossess-
menl.

Decisions in Condemnotion Proceedings:
Since it is deemed proboble thot virtuolly oll of

the lond for the proposed development will hove
to be ocquired through condemnotion, porliculor
study wos mode of the relotionship between qwords
mode by the New York Stote Supreme Court in the
First Judiciol District ond the ossessed voluotion of
properlies condemned in the recent post. The op-
proiser consuhed with members of the Corporotion
Counsel's stoff, ond studied the owords mode in
condemnotion proceedings for the ocquisition of
lond for public use, both for housing ond olher pur-
poses, such os slreet widening, qnd for the ocquisi-
tion of lond to be resold to privote investors for use
in the public inleresl in the creolion of new housing.

Stotisticol doto in conneclion with the most perti-
nent of these owords hove been mode ovoilqble to
the Committee. lt is sufficient lo nole here thot dur-
ing the post decode such owords hove ronged from
83% of lhe ossessed voluotion to 128"h, ond thot
since lhe generol improvement in the reol eslote
morkef in 1947, in no instonce hove owords been
Iower thon the ossessed voluolion.

Assessed Voluotion:
ln conneclion with this site, detoiled sludies were

mode of the ossessed voluqlion of eoch lox lol for
the tox yeors 1949/50 ond I950/51. A brief sum-
mory of the 1950/51 qssessed voluotions involved
follows:-

No. Land Bvilding lotal
Unimproved Lols:

Privole
Ownership 45 $ 20,500

N.Y. Ciry Owned I 19,500
$ 2O,5oO

46 40,000 S 4o^ooo:::
lmproved Properlies:

Privole
Ctwnership 105 $I ,325,600 $I,854,000 $3,179,600

N.Y. Ciry Owned I 5,000 30,000 35,000
r06 I,330,600 1,994,000 $3,274,600

Totqls for Site:
Privole

Ownership I50 $I ,346,100 $I,854,000 $3,200,100
N.Y. Ciry Owned 2 24,500 30,000 54,500

152 $I ,370,600 I,994,000 $3,254,600

Detoiled studies upon which we hove bosed our
opinion os to the proboble cost of ocquisition of
this site, ond from which the foregoing informotion
hos been obstrocted, hove been mode qvoiloble to
the Committee.

CHARIES F. NOYES COMPANY, lnc.
George A. Hommer
Vice Presidenf
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lll
After o coreful study of qll foctors offecting the

volue of the lond in this site for the proposed rede-
velopment, we hove come to the conclusion thot
the over-oll reuse volue of the lond os if cleored, is

$4.OO per squore fool, or $174,240 per ocre. Since
the oreo to be developed consisls of 558,570 squore
feel, the totol resqle volue os if cleored would be
$2,234,280. lt should be borne in mind thot since
it is intended to sell this site encumbered with the
present improvements, il will be necessory to opply
o discounl to the obove vqlue in order lo compen-
sote lhe purchoser for the ottendonl cost of obtoin-
ing possession from the present occuponts of the
buildings, ond for the cosl of demolition. lt hos
been estimoted thot the resole volue of the lqnd in
ils presenl condition would omount to $l ,699,759
or opproximotely $3.O4 per squore foot.

It hos been plonned by the Committee to develop
on oreo of opproximotely I2.8 ocres os o housing
proiect with o two-fold purpose:-
I The eliminolion of o slum oreo.
2 The olleviotion of the shorloge of residentiol

spoce in the middle income brqckels within the
Borough of Monhqtton in the City of New York.
We, os reoltors, hove been osked lo exercise our

iudgment os lo (o) the suitobility of this oreo for
housing of the desired type, (b) the economic feosi-
bility of such on undertoking ond (c) the price which
could be reolized by the Ciry of New York for the
site if offered ot public ouction lo privote investors
ofter its ocquisition by the Committee through the
use of its right of eminent domoin.

Before reoching o conclusion in relotion to the
obove points, we mode o coreful survey of the site
ond its surrounding neighborhood. The results of
this survey os to lhe site ond lhe surrounding neigh-
borhood hove been incorporoted in our reporl to the
Committee relolive to the proboble ocquisilion cost
of the property. Another fqclor to which we gove
consideroble study before reoching our conclusions
wos the present morket volue of the lqnd os used
todoy, through on onolysis of oll soles of property
within the site occuring since Jonuorf l, 1947. The
doto reloting to lhese soles wos olso fully discussed
in our report concerning ocquisition cosl, ond it
would seem unnecessory to develop the point fur-
ther herein.

Additionol foctors considered before reoching our
finql conclusions included o study of the cost otten-
dont to the conslruction of the proiect, lhe rentols
which could be obtoined upon completion of the
improvemenl, lhe expenses oltendont to the opero-
tion of the completed struclures, ond the yield thot
could reosonobly be onticipoted by o privote in-
vestor on lhe over-ol! inveslment, ond the potentiol
volue inherenl in this lond for the proiected use.

Conslruction Costs:
Eslimqtes os to lhe cosl of conslructing the pro-

posed buildings, including oll professionol fees, os
well os the cost of londscoping ond site improve-
menls, were supplied to us by the orchitecls for
the proiect. To these figures were odded ollowonces
for costs involved in the completion of the proiected
buildings, such os inlerest on lond ond on copitol
invested in the building during construction, reol
eslole tqxes on lond (bosed on the presenl ossessed
voluotion of the lond) ond finonce, legol ond or-
gonizolion expenses involved in o proiect of this
size. This lotler item includes inspection ond exomi-
notion fees, ond title ond recording chorges.

Rentol Volues:
ln connection with the estimotion of the rentol

volue of the proiected oportments, inlensive study
wos mode of the prevoiling rentols in other lorge
oporlmenl developments both within the Borough
of Monhotlon ond in the New York metropoliton
oreq generolly. Porticulor oltention wos given to
renlqls in new buildings which ore not subiect to
renl controls. Within Monhotton, olmost oll new
oporlmenl construction, other thon subsidized ond
lox exempt housing is in the luxury closs, with very
few renlols ql less thon $50 per room per month,
ond o lorge number of rentqls ronging up to $IOO
per room per month. However, in suburbon New
York, there ore o lorge number of oporlmenls rent-
ing ot belween $30 ond $a0 per room.

The oporlments within the prolected development
for this site con be rented very reodily for $30 per
room per month. ln foct, on the presenl renlol mor-
ket, they could undoubtedly be rented ot higher
roles. However, since one of the obiectives of the
Commitlee is to provide housing ot the lowest pos-
sible rentol consistent with sound finonciol plon-
ning, ond since lhe opprooch to volue through the
copitolizotion of o slreom of income presumes the
continuonce of thot income on o reosonobly steody
plone, we hove used this minimum rentol of $30
per room per month qs o bosis for our colculolions
os to the copitolized volue of this proiected devel-
opmenl.

It wos olso necessory to delermine the rentol
volue of cerloin other spoce in the proiected buitd-
ings, including stores, gorqge spoce, ond porking
focilities.

The rentol volues of this commerciol spoce were
estoblished ofter o considerotion of oll pertinent
foclors such os the noture of the spqce, the mqrket
for such spoce creoted by rhe proiected housing ond,
rentol volue of similor spqce in the vicinity. After
due considerotion, it is our opinion thot the pro-
posed slore spoce con be renled tor 4Oc per squore
foot for bosemenl spoce, $2.0O per squore foot for
spoce on the grode floor ond $I.OO per squore foot
for second floor spoce, or on overoge for lhe store
building of opproximotely $I.I5 per squore foot.
The goroges ond porking spoce hove been esti-
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moted lo hove o rentol volue of $I5 per month per
cor for self-service porking in the goroge ond of
$t0 per monlh per cor in the porking spoce.

Operoting Expenses:
We eslimqte thqt the proposed improvement for

this site could be operoled ot o cosl of opproxi-
motely $IOO per room per qnnum by o privote
inveslor. This figure is bosed on current rotes for
lobor, moleriols ond utilities ond includes the fol-
lowing items:

Poyroll, Poyroll Toxes, Fuel, Woter, lnsuronce,
Repoirs, Gos ond Electricity including tenqnls'
consumption, Poinling ond Decoroling, Reserve
for Replocemenfs, Supplies, Monogement ond
Brokeroge, ond Miscelloneous Expenses. Poyroll
eslimotes ore predicoled on lhe use of outomotic
rolher lhon monuolly-controlled elevotors.
The figure of $IOO per room does not include reol

estote toxes or omortizolion of the investment,
which hove received considerotion in the proiection
of the net relurn opplicoble to the proposed devel-
opmenl.

This estimote wos mode ofter extensive sludy os
lo the cost of operoting somewhql comporoble
buildings in the recenl post, including o number of
lorge proiects within the City operoled by such in-
veslors os insuronce componies.

Anticipoted Yield:
Bosed on lhe foregoing eslimotes of rentol volue

ond operoting cosls ond computing reol estote toxes
on the bosis of o reosonoble opproximolion of the
ossessoble volue of the proposed proiect, the esti-
moted nel relurn on o free ond cleor bosis shows o
yield of opproximolely 7"h on lhe lolol inveslment
involved. We believe thot this represents on ode-
quote relurn on on inveslmenl of this chorocter.
Since it will probobly be possible for o potentiol
inveslor lo secure o subslonliol mortgoge of con-
siderobly lower inlerest lhonTo/", the percenloge of
return on the equity would be proportionotely
higher lhon 7 "/" .

Proiected Use:
We consider this site to be o proper locotion for

o moderote rentol housing development. lt is od-
iocent to o lorge public pork ond recreolion center,
foces lhe Eost River, ond is neor Vlqdeck Houses,

Amolgomoted Dwellings, ond the Hillmon Housing
proiect. The other lorge housing developmenls olong
this section of the Drive, including Governor 5mith
Houses, Jqcob Riis Houses, ond lillion Wold Houses,
qll coter to tenonts in the lower income brqckets
through the medium of subsidized housing. fhere
is o pent-up demond for the medium priced hous-
ing contemploted in the venlure now under con-
siderotion.

The lond if so developed will hove o greoter
volue os if unimproved thon sqles in the oreo would
now indicqte. Such development would tend to stq-
bilize vqlue ot o higher level thon could be moin-
toined if the existing old buildings were lefl remoin-
ing on the plot.

Comporotive Approoch to Volue:
Another type of opproisol procedure usuolly op-

plied in delermining the voluqtion of lond is the
comporotive method, through which onologies ore
drown between lhe ossets ond benefits inherent in
the site being opproised ond those found in similor
sites suitoble for lhe some purpose ond offered con-
currently for sole or leose.

This method of opproisol could not be opplied in
lhis monner in the instont cose due to the foct thot
no similor ossembloge of lqnd, presently improved
with sub-stondord housing, is to be found on Mon-
hotton lslond, which is susceptible to privole nego-
tiqtion os distinguished from ocquisition through
lhe use of the right of eminent domoin.

It wos possible, however, to oscertoin the ocqui-
sition cost of other housing proiecfs, both privote
ond public, ond lo compore the ossels ond bene-
fits of those siles (qs to their relolive locolion, trons-
portotion focilities, neighborhood conditions, ond
desirobility) wirh lhose of the subiect site.

ln order to estoblish o volue on this site for resole
purposes, qt o Ievel consistenl with its morkel volue
for the use envisioned by the Committee on Slum
Cleoronce, the comporotive method wos opplied
to this extent. ln the opplicotion lhereof, the records
ond stotistics of mony privote ond public proiects
were sludied ond onolyzed to determine (o) ocquisi-
lion cost, (b) construclion cost, (c) operoting expenses
incurred, (d) rentols obloined, ond (e) lhe resultont
monetory yield.

All of the foregoing study is reflected in the resole
volue which we hove ploced upon this site.

CHARIES F. NOYES CO., INC.
George A. Hommer,
Vice Presidenl
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This Development is the proposed extension to
the existing Cooperolive Aporlments on Grond
Slreet, New York City, owned ond operoted by
Amolgomoted Dwellings ond Hillmon Housing Cor-
porotion.

The requirements estoblished by permonent Ten-
onl-Owner occuponcy ond our experience with Co-
operotive Housing in this City for the post 25 yeors
indicote thot the loyout of oportmenls ond the per-
cenloge of unit types shown fully meet lhe presenl
occepted stondords of thot group's middle income
brocket fomily.

Economy of construction wilhout socrifice lo oport-
menl loyout is, of course, o primory obiective. lt is
ochieved through this form of plon by utilizing the
minimum service oreo - public holls, stoirs, elevo-
lors ond incinerotors - for oporlmenls served. Ele-
volors (two in eoch bonk) stop on olternote floors,
thus soving the cost of holf of the door ossemblies,
while ot the sqme time doubling the speed of the
elevotor service, ond yet providing service of one
elevotor for eoch floor. Wherever possible, the kit-
chens ore odiocent lo lhe bothrooms, or bothroom
to bothroom, lhereby effecting economies in the use
of plumbing lines.

This generol scheme provides effective cross ven-
tilqtion, privocy in eqch oportment, ond kitchens
ond dining olcoves of proper size ond orrongement
for efticient use. lt olso provides windows to the
outer oir for kitchens ond bqthrooms, offording o
cheerful olmosphere for living ond working.

Limitotions of lond coveroge necessitote the plon-
ning of 2O-story buildings lo otloin qn economic
renlol.

STATISTICS

Four - 2O-story Buildings
Areo of [ond: 502,300 sq. ft.
Areo of Buildings: 8I,400 sq. ft.
Coveroge: 15%
Gross Building Areo per Room: 283 sq. ft.
Perimeter per Room: I3.9'
Totol Aportmenls: I,600
Tolol Rooms: 6,560
Totol Cor Porking: 621

Averoge Areo of Living Room: 221.66 sq. ft.
Averoge Areo of Firsl Bedroom: 175.0 sq. ft.
Averoge Areq of Second Bedroom: 159.25 sq. fi.
Averoge Areo of Third Bedroom: I2I .O sq. ft.
Averoge Areq of Kitchens (including

Dining Spoce): I2I .0 sq. ft.

Schedule of Aportments
fiypicol Floor)

50% - lO - 31/z's - 35 rooms
40%- 8-41h's-36rooms
10% - 2 - Sr/z's -i I I rooms

I0O% - 2O opts. - 82 rooms

TYPICAL FLOOR PLAN
scaLE tN FEET 5 O p 2g F 40 50 57
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